CITY OF MORGAN HILL

MEMORANDUM
To: PLANNING COMMISSION
Date: March 13, 2007
From: COMMUNITY DEVELOPMENT DEPARTMENT

Subject: ZONING AMENDMENT APPLICATION, ZA 06-06 AND USE PERMIT
APPLICATION, UP-06-06: LAUREL - JIFFY LUBE

REQUEST

The applicant is requesting approval of a Rezoning from PUD (HC) (Planned Unit Development-
Highway Commercial) to HC (Highway Commercial) and a Conditional Use Permit for an
approximately 3,500 sq. ft. automotive service facility on a vacant 0.66 acre parcel adjacent to
and southwesterly of the Walnut Grove Dr./Laurel Rd. intersection (APN 726-43-004).

RECOMMENDATION

Environmental Assessment: Mitigated Negative Declaration.

Application(s) ZA 06-06 Adopt resolution(s) recommending City Council approval

UP-06-06: of the Rezoning and Conditional Use Permit

Processing Deadline: N/A — The Permit Streamlining Act does not apply to
projects requiring legislative acts. )

CASE ANALYSIS

Background

The subject parcel is cwrrently located within the Walnut Grove PUD, which includes the
Chevrolet auto dealership and the lower portions of the two vacant parcels to the west, as well as
Scramblz Restaurant, Chevron, Kentucky Fried Chicken, and a parcel to the east containing a
detention pond. The PUD was originally established in 1991 and then amended to include the
Chevrolet parcel in 1996. Development standards for this particular PUD were adopted by the
City Council in September of 2000 (described as “Area 2” in the attached Ordinance No. 1488).
The City Council also amended the PUD regulations included in the Zoning Ordinance in
September of 2000, which among other things, required that the first applicant proposing to
develop within a PUD subsequent to its establishment by the City to submit a development plan
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for all properties in the PUD. All of the existing uses in this PUD were in existence at the time
this ordinance was amended; therefore there is no development plan in effect for the PUD.

The objective of the Walnut Grove PUD with its location near Highway 101 gateways to the City
is to include uses which serve the needs of the traveling public and the sub-regional comparison
shopping needs of the area. In addition, uses are intended to be compatible with the nearby
residential development to the north. Due to its gateway location, a high quality of architectural
and landscape design 1s required for all development. The design is also required to be
compatible with the commercial PUD located on the west side of Walnut Grove Drive and with
the nearby residential neighborhoods. Permitted uses include sit down restaurants, retail uses
(excluding grocery, supermarket and drug stores) and one motor vehicle sales and service use to
be located on the most easterly parcel in the PUD. Conditionally permitted uses include
commercial recreation, one gasoline service station, one fast food restaurant, and any other use
which the Planning Commission determines to be similar to permitted or conditional uses.

Submitted concurrently with this application is a request for a Site Review Permit and a Minor
Exception to reduce parking requirements (see discussion below). Since the Rezoning requires
City Council approval, in an effort to streamline the public hearing process, a final decision on
all four applications will be made by the Council. The Planning Commission’s role is to make a
recommendation on the Rezoning and Conditional Use Permit. The Architectural Review Board
reviewed the Site Review application on February 15" and unanimously recommended City
Council approval.

Rezoning

The subject parcel is zoned PUD (HC). The applicant is proposing to rezone the property by
removing the PUD designation. Removing the PUD designation eliminates the requirement that
the first applicant proposing to develop within the PUD subsequent to its establishment must
submit a development plan for all properties in the PUD.

Although approval of the application would result in removal of the property from the PUD, the
proposed use is consistent with the above-referenced objectives of the Walmut Grove PUD. An
automobile service use will serve the needs of the traveling public. As more fully described
below, its design is consistent with the adjacent PUD fo the west. Additionally, the building’s
scale is compatible with the residential development to the north.

It should be noted that applications for a General Plan Amendment to increase the amount of
commercially designated land on the two parcels between Trader Joe's and Chevrolet were
received in November of 2006. The applicants are currently working on a precise development
plan for the PUD. Site planning for the remaining vacant parcels will therefore occur in the
upcoming year. It should also be noted that in conjunction with an auto dealer strategy
previously considered for these sites in 2005, the City Council directed staff to remove the
existing developed properties south of Walnut Grove Drive from the PUD. Jiffy Lube’s rezoning
proposal is therefore consistent with previous Council direction. Staff will process removal of
the balance of the properties in conjunction with the master planning efforts for the two vacant
parcels.
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Conditional Use Permit

Both the existing PUD and proposed stand-alone HC zoning districts allow gasoline service
stations as a conditionally permitted use. The districts also allow “any other use that the
Planning Commission determines to be similar to permitted or conditional uses.” Since an
automobile service use is similar to a gasoline service station, a Conditional Use Permit is
required.

Pursuant to the requirements in Section 18.54.050 of the Zoning Ordinance, the following
findings are required to approve a Conditional Use Permit for the proposed use:

A. The site is suitable and adequate for the proposed use.

'B. The proposed use and design would not have a substantial adverse effect on
traffic circulation and on the planned capacity of the street system.

C. The proposed use at the location will not adversely affect the peace, health, safety,
morals or welfare of persons residing or working in the surrounding area, or
impair the utility or value of property of other persons located in the vicinity of
the site, or be detrimental to public health, safety or general welfare.

D. The design of the project is compatible with existing and proposed development
within the district and its surroundings.

Site Suitability

The overall site is approximately 0.66 acre in size. The relatively level parcel is currently
undeveloped and surrounded by commercial uses on all sides including a specialty grocery store
(Trader Joe’s) to the north, a restaurant (Scramblz) to the south, a gasoline service station to the
east (Chevron) and a drug store (Walgreen's) to the west. :

The proposed building includes a lobby and four bays above a basement area from which vehicle
servicing occurs. According to the applicant’s statement of operations (attached), the front two
bays are used for actual services performed, while the back two bays are primarily used to
prepare vehicles for servicing.

The proposed antomobile service station use requires one parking space for each 200 square feet
of gross floor area (or 17 spaces for this project). The parking supply summary included on
Sheet A0.0 of the plans indicates that there are 17 spaces provided, which includes at least two
tandem parking spaces. The Parking Ordinance does not recognize tandem spaces as counting
toward the parking requirement, though it has been the administrative practice of the Community
Development Department to count parking included within service bays (four spaces in this
case). The total recognized parking supply is thereforel4 spaces (10 along the north property
line and four within the bays). The Zoning Ordinance allows the Community Development
Director to authorize up to a 25-percent reduction in the parking requirement (four spaces, in this
case) where such reduction will not result in a traffic hazard or impact the necessary parking for
the use. The applicant has filed a Minor Exception application to reduce parking requirements to

RAPLANNINGAWP51\Zoning Amendment2006\Z40606 Laurel - Jiffy Lube\ZAQG-06.m1p.doc
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cover the three space deficit. At its February 15" meeting, the ARB recommended a condition
requiring the applicant add one additional parking space on the west side of the building (see
discussion under the circulation section below), which reduces the deficit to two spaces. Staff
believes there is enough parking to accommodate the proposed use. According to the applicant’s
statement of proposed operations (attached), the maximum number of employees on site at any
one time is eight. With customers waiting in their vehicles to be serviced, coupled with a
majority of the customers using the waiting room during service, there will be enough parking
even during the peak demand periods.

Circulation

The subject parcel has three street frontages. Ingress and egress is proposed from the eastern
street frontage (Laurel Road) via an access easement across the northeast corner of the adjacent
parcel to the south. (This easement was recorded in conjunction with the Scramblz project for
the express purpose of providing future access to this site.) Employee and customer parking are
proposed along the eastern portion of the site with the building proposed on the west side. A
driveway at the west side of the site would provide egress to Walnut Grove Drive after the
vehicles have been serviced.

At the ARB meeting, staff from both the Planning and Police Departments recommended that the
building footprint be shifted to the east with employee parking located east of the building (eight
spaces) and customer parking to the west (two spaces was recommended). While a majority of
customers will likely use the waiting room while their vehicles are being serviced, concern was
expressed that some customers will choose to drop off their cars and patronize the neighboring
businesses (i.e. Starbucks, Trader Joe's, and Walgreen’s). Providing customer parking west of
the service bays would preclude employees from having to park vehicles that have been serviced
on the street or circle the site using Walnut Grove Drive and Laurel Road get back to the parking
- lot. The applicant was opposed to this recommendation citing better building visibility from
Dunne Avenue as a reason for the building footprint location. As mentioned above, the ARB
recommended a condition requiring the applicant to provide one space west of the building,
which could be accommodated without having to modify the building footprint to provide the 15
foot minimum landscape buffer between a parking space and the property line fronting the street.
The layout is shown as Option A on Sheet Al.1. This approach increases the recognized parking
supply to 15 spaces, reducing the Minor Exception request to two space. '

General Welfare

The proposed use would not adversely affect the peace, health, safety, morals or welfare of
persons residing or working in the surrounding area, or impair the utility or value of property of
other persons located in the vicinity of the site, or be detrimental to public health, safety or
general welfare. According to the applicant’s statement of operations, Jiffy Lube will be open
Monday through Saturday from 8:00 a.m. to 6:00 p.m. and on Sundays between 9:00 a.m. and
5:00 p.m.

The primary source of noise would be from air compressor at the auto repair facility that transfer
automobile fluids. The nearest sensitive receptors to the project site are the residences located
approximately 400 feet north of the project behind Trader Joe’s. Because the auto service bay.
entrance/exit 1s oriented in an east/west direction and the nearest residences are located
approximately 400 north of the project site, noise from the operation of the proposed auto repair
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facility would not expose these sensitive receptors to noise levels in excess of the standard
established in the General Plan.

The proposed auto service facility would use and store hazardous materials, such as motor oil,
antifreeze, and transmission fluid. The use and storage of hazardous materials in the City of
Morgan Hill is regulated by the Santa Clara County Fire Department (SCCFD). The SCCFD
hazardous materials section provides a comprehensive program of plan review and inspection for
hazardous materials system installations, modifications, and closures. Hazardous materials
specialists in the Fire Prevention Division promote compliance with local hazardous materials
storage ordinances as well as the regulations for hazardous materials found in the Uniform Fire
Code and state laws. The construction and operation of the proposed project would conform to
the requirements of the SCCFD.

Compatibility

The subject building is proposed to be one-story with a tower element and constructed using
stucco and varying colors/styles of concrete block. Some of the more recently constructed
buildings in the vicinity such as Trader Joe's and Walgreen’s include Craftsman-style
architecture. The proposed design incorporates Craftsman-style elements such as a hipped roof
design on the tower, outriggers and exposed rafter tails. A condition of approval recommended
by staff and the ARB is to include Craftsman-style parking lot light fixtures with a brick base.

Environmental Review

An Initial Study has been prepared which examines impacts from the proposed project. The
study discusses the proposed project in detail, evaluates all potential impacts, and proposes
mitigation measures to reduce impacts to less-than-significant levels. The potential impacts
identified relate to the potential loss of a silk tree near the driveway. Although the applicant is
seeking to retain this tree, because of its close proximity to construction, it is possible that the
tree may not survive and the purpose of the mitigation measures is to ensure that there will be no
impacts to nesting raptors.

The required 20-day public review period began on February 9" and concluded on March 1%,
No comments were received during the public review period. All mitigation measures identified
in the attached Mitigated Negative Declaration are applied as conditions of approval for the Site
Review and Conditional Use Permit(s).

RECOMMENDATION

It is recommended that the Planning Commission recommend City Council approval of the
Rezoning and Conditional Use Permit request, subject to the findings and conditions contained
in the attached resolution(s). '

Attachments:
1. Approval Resolution(s)
2. Mitigated Negative Declaration
3. Ordinance No. 1488
4. Applicant’s Statement of Proposed Operations
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CITY OF MORGAN HILL

COMMUNITY DEVELOPMENT DEPARTMENT, PELANNING DIVISION

17555 Peak Avenue Morgan Hill CA 95037 (408) 779-7247 Fax (408) 779-7236
Website Address: www.norean-hill.ca.gov

L DESCRIPTION OF PROJECT:

Date: February 9, 2007 Application #s: ZA 06-06, UP 06-06, SR 06-07, EX 06-05 & EA 06-18
APN: 726-43-004

Project Title: Laurel-Jiffy Lube

Project Location: The project site is located at the southeast corner of Laurel Road and Walnut Grove
Drive in Morgan Hill.

Project Proponent: Carcola#1, L'TD

Project Description: The project proposes to rezone the 0.66-acre project site from Planned Unit
Development/Highway Commercial District (PUD-HC) to Highway Commercial District (HC) and develop
a 3,478 square foot aptomotive service facility on the project site.

II. DETERMINATION

In accordance with the City of Morgan Hill procedures for compliance with the California Environmental
Quality Act (CEQA), the City completed an Initial Study to determine whether the proposed project may
have a significant adverse effect on the enviromment. On the basis of that study, the City makes the
following determination:

" Although the project, as proposed, could have had a significant effect on the environment,
there will not be a significant effect in this case because mitigation measures are included in
the project, and, therefore, this MITIGATED NEGATIVE DECLARATION has been
prepared.

City of Morgan Hill Page 1
L aurel-Jiffy Lube MND February 2007



II1. CONDITIONS (Mitigation and Avoidance Measures):

A. Biological Resources

The following measures are included in the proposed project to avoid impacts to nesting raptors

MM 4.4-1

MM 4.4-2

Project construction would start and any tree removal would occur between September 1st
and January 31st to avoid the raptor nesting season and no additional surveys would be
required. '

If construction starts or tree removal occurs between February 1st and August 31st, a pre-
congtruction survey for nesting raptors shall be completed by a qualified ornithologist to
identify active nesting raptor nests that may be disturbed during project implementation.
Between February st and April 31st, pre-construction surveys shall be completed no more
than 14 days prior to the initiation of construction activities or tree relocation or removal.
Between May 1st and August 31st, pre-construction surveys shall be completed no more
than thirty (30) days prior to the initiation of these activities. The surveying omithologist
shall inspect all trees on and immediately adjacent to the project site for raptor nests. Ifan
active raptor nest is found in or close enough to the construction area to be disturbed by
these activities, the omithologist shall, in consultation with the State of California,
Department of Fish & Game (CDFQ), designate a construction-free buffer zone (typically
250 feet) around the nest until the end of the nesting activity.

The applicant shall submit a report indicating the result of the survey and any designated
buffer zones to the satisfaction of the Department of Community Development, Planning
Division prior to the issuance of any grading or building permit.

III.  FINDING

The City of Morgan Hill Community Development Director hereby finds that the proposed project could
have a significant effect on the environment; however, there would not be a significant effect in this case
because mitigation measures summarized above and described in the Initial Study are included in the

project.

Community Development Director

Date: 9 ~§~ 20 :7
City of Morgan Hill Page 2
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RESOLUTION NO. 07-__

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF MORGAN HILL RECOMMENDING
APPROVAL OF ZONING AMENDMENT APPLICATION
NO. ZA-06-06: LAUREL — JIFFY LUBE TO AMEND THE
ZONING DESIGNATION FROM PUD (HC) (PLANNED
UNIT DEVELOPMENT-HIGHWAY COMMERCIAL)} TO
HC (HIGHWAY COMMERCIAL) ON A 0.66-ACRE
PARCEL (APN 726-43-004) ADJACENT TO AND
SOUTHWESTERLY OF THE WALNUT GROVE
DR./LAUREL RD. INFTERSECTION

WHEREAS, such request was considered by the Planning Commission at their regular
meeting of March 13, 2007, at which time the Planming Commission recommended approval of
application ZA-06-06: Laurel — Jiffy Lube; and

WHEREAS, festimony received at a duly-noticed public hearing, along with exhibits
and drawings and other materials have been considered in the review process.

NOW, THEREFORE, THE MORGAN HILL PLANNING COMMISSION DOES

RESOLVE AS FOLLOWS:

SECTION 1.  The proposed zoning amendment is consistent with the Zoning Ordinance and
the General Plan.

SECTION 2.  The zone change is required in order to serve the public convenience, necessity

- and general welfare as provided in Section 18.62.050 of the Municipal Code.

SECTION 3. An initial study has been prepared for this application and has been found
complete, correct and in substantial compliance with the requirements of
California Environmental Quality Act. The Planning Commission recommencds
that a Mitigated Negative Declaration be adopted in conjunction with the
Zoning Amendment.

SECTION 4. The Planning Commission hereby recommends approval to amend the zoning

designation from PUD (HC) (Planned Unit Development-Highway
Commercial) to HC (Highway Commercial) as shown on the attached zoning
plat (Exhibit “A™).



PASSED AND ADOPTED THIS 13" DAY OF MARCH, 2007, AT A REGULAR
MEETING OF THE PLANNING COMMISSION BY THE FOLLOWING VOTE:

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSTAIN: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ATTEST: APPROVED:

FRANCES O. SMITH, Deputy City Clerk ROBERT J. BENICH, Chair

RAPLANNING\WPS1\Zoning Amendment\2006\ZA0606 Laurel - Jiffy Lube\ZA06-06.r1p.doc
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RESOLUTION NO. 07-_

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF MORGAN HILL RECOMMENDING
APPROVAL OF A CONDITIONAL USE PERMIT TO
ALLOW AN APPROXIMATELY 3,500 8SQ. FT.
AUTOMOTIVE SERVICE FACILITY ON A VACANT 0.66
ACRE PARCEL ADJACENT TO AND SOUTHWESTERLY
OF THE WALNUT GROVE DRJ/LAUREL RD.
INTERSECTION (APN 726-43-004)

WHEREAS, such request was considered by the Planning Commission at their regular
meeting of March 13, 2007, at which time the Planning Commission recommended approval of
use permit application UP-06-06: Laurel — Jiffy Lube; and

WHEREAS, testimony received at a duly-noticed public hearing, along with exhibits
and drawings and other materials have been considered in the review process.

NOW, THEREFORE, THE MORGAN HILL PLANNING COMMISSION DOES
RESOLVE AS FOLLOWS:

SECTION 1.

SECTION 2.

SECTION 3.

SECTION 4.

SECTION 5.

The approved project is consistent with the Zoning Ordinance and the General
Plan.

An initial study has been prepared for this application and has been found
complete, correct and in substantial compliance with the requirements of
California Environmental Quality Act. The Planning Commission recommends
that a Mitigated Negative Declaration be adopted in conjunction with the
Conditional Use Permit.

The approved conditional use has been found consistent with the criteria for use
permit approval contained in Section 18.54.050 of the Zoning Code. '

The Planning Commission hereby recommends approval of a an approximately
3,500 sq. ft. automotive service facility on a vacant 0,66 acre parcel adjacent to
and southwesterly of the Walnut Grove Dr./Laurel Rd. intersection (APN 726-
43-004).

The approved project shall be subject to the conditions as identified in the set of
standard conditions attached hereto, as Exhibit "A", and by this reference
incorporated herein.,
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Page 2

PASSED AND ADOPTED THIS 13™ DAY OF MARCH 2007, AT A REGULAR
MEETING OF THE PLANNING COMMISSION BY THE FOLLOWING VOTE:

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSTAIN: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ATTEST: APPROVED:

FRANCES O. SMITH, Deputy City Clerk ROBERT J. BENICH, Chair
AFFIDAVIT

L , applicant, hereby agree to accept and abide by

the terms and conditions specified in this resolution.

, Applicant

Date:

RAPLANNINGYWPS 1\Use Enfitlments\UP\2006\UPOG6-06 Laurel - Jiffy Lube\UIPOG06.r1p.doc
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ORDINANCE NO. 1488, N.S.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
MORGAN HILL APPROVING DEVELOPMENT STANDARDS AND
ALLOWABLE USES FOR FIVE PLANNED UNIT DEVELOPMENT
(PUD) AREAS, ZA-98-11.

WHEREAS, members of the community have expressed concern regarding the proliferation of
certain types of commercial land uses, including fast-food restaurants and hotels, and the quality of design
of commercial projects on E. Dunne Avenue and Condit Road; and

WHEREAS, in June 1998, the City Council directed City staff to initiate rezoning of the Dunne Avenue
and Condit Road business districts to a Planned Unit Development. The record demonstrates that the reasons for
the Council’s decision included traffic congestion, public safety issues, the pendency of the City’s General Plan
update, the high visibility of the parcels from Dunne Avenue and Highway 101, the relatively small parcel sizes
along Condit Road, and the need to balance community, industrial and residential uses within the PUDs.

WHEREAS, in order to address this concern, the City Council rezoned five areas along E. Dunne Avenue
and Condit Road Planned Unit Development (PUD) in order to better control the types and quality of development
in those areas: and

WHEREAS, six public workshops were held with property owners and concerned citizens to determine
appropriate uses and standards for development of those areas; and

WHEREAS, for each of those five areas, development objectives, listings of allowable uses and
development standards have been drafted which will ensure quality development and prohibit the over
concentration of any one type of use in those areas; and

WHEREAS, the proposed amendments were considered by the Planning Commission at their regular
meetings of June 13, 2000 and July 11, 2000 and by the City Council at their regular meeting of August 16, 2000,
and

WHEREAS, testimony received at a duly-noticed public hearing, along with exhibits and other materials
have been considered in the review process.
THE CITY COUNCIL OF THE CITY OF MORGAN HILL DOES HEREBY ORDAIN AS
FOLLOWS:
SECTION 1. The propesed amendments are consistent with the Zoning Ordinance and General Plan.
SECTION 2. Anenvironmental initial study has been prepared for the proposed amendments and has been
found complete, correct and in substantial compliance with the requirements of California

Environmental Quality Act. A Negative Declaration will be filed.

SECTION 3. The zoning'a.mendments are required in order to serve the public convenience, necessity and
general welfare as provided in Section 18.62.050 of the Municipal Code.



City of Morgan Hill
Ordinance No. 1488, N.S.
Page 2

SECTION 4. Severability. If any part of this Ordinance is held to be invalid or inapplicable to any situation by
a court of competent jurisdiction, such decision shall not affect the validity of the remaining
portions of this Ordinance or the applicability of this Ordinance to other situations.

SECTION 5. The amendments contained in the attached Exhibit "A”are adopted and are to be applied to the
properties as shown on the map attached thereto.

SECTION 6. Effective Date Publication. This ordinance shall take effect from and after thirty (30) days after
the date of its adoption. The City Clerk is hereby directed to publish this ordinance pursuant to
§36933 of the Government Code.

The foregoing ordinance was introduced at a regular meeting of the City Council of the City of Morgan
Hill held on the 6™ day of September, 2000 and was finally adopted at a regular meeting of said Council on the
4™ day of October, 2000 and said ordinance was duly passed and adopted in accordance with law by the following
vote:

AYES: COUNCIL MEMBERS: Hedy L. Chang, Cynthia J. Cook, Dennis Kennedy,

: Steve Fate
NOES: COUNCIL MEMBERS:  Greg Sellers

ABSENT: COUNCIL MEMBERS: None
ABSTAIN: COUNCIL MEMBERS: None

ATTEST: ' APPROVED:

Irma Torrez, City Clerk Dennis Kennedy, Mayor

® CERTIFICATE OF THE CITY CLERK ¥
LIRMA TORREZ, CITY CLERK OF THE CITY OF MORGAN HILL, CALIFORNIA, do
hereby certify that the foregoing is a true and correct copy of Ordinance No. 1488, New Series, adopted by
the City Council of the City of Morgan Hill, California at their regular meeting held on the 4® day of
October, 2000

WITNESS MY HAND AND THE SEAL OF THE CITY OF MORGAN HILL.

DATE:

IRMA TORREZ, City Clerk
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EXHIBIT A
ORDINANCE 1488, N.S.
ZA-98-11: PUD ZONING

Planned Unit Development (PUD) zoning

Areal:

This area is shown on the attached map and includes Assessor Parcel Numbers 726-04-003, 006,
007, 008, 011, and 012.

Objective: : _
Development of this PUD shall occur in a manner which recognizes and respects the prominence of
this location (the infersection of Dunne and Butterfield) and the proximity of the Morgan Hill
Community Center. Only commercial uses which complement the nearby civic uses and are
compatible with nearby residential uses shall be allowed. Likewise building design and placement
shall complement the Community Center and be compatible with nearby residential uses. Building
placement and vehicular circulation shall facilitate the future grade separation of Dunne Avenue and
the railroad tracks.

Allowable Uses:
Permitted
Restaurants, Sit down
Offices and professional offices
Financial services
Commercial recreation uses 3,000 sq. ft. or less in area (exclusive of parking)
Conditional
Personal services, when supportive of other permitted uses in the PUD
Retail stores, when the specific retail use or uses are found to be of a nature and operated
in 2 manner which is compatible with the Community Center.
Child care, when supportive of other permitted uses-in the PUD
Commercial recreation uses over 3,000 sq. fi. in area (exclusive of parking)
Any other use which the Planning Commission finds to be similar in nature to the permitted
and conditional uses,

Development Standards:

Building Design

1. All buildings within the PUD shall be of an architectural style which shall be compatible with the
Community Center and residential uses located to the south and east.

2. The westerly elevations of the buildings located on the parcels adjacent to the railroad tracks shall
be designed in recognition of the visibility of these elevations from the railroad and Community
Center.

3. Multi-tenant retail or service commercial buildings shall not be allowed in this PUD.

Site Design
I. Vehicular easements shall be established between parcels to allow for convenient access to the
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most south-westerly parcel in the PUD from Dunne Ave. at such time as a grade-separation is
established for Dunne Ave. at the railroad tracks.

2. Vehicular easements shall be established between the parcels adjacent to Dunne Ave. and Diana
Ave. in recognition of the prohibition of left turns from the PUD onto Dunne Ave.

3. Should the most south-easterly parcel in the PUD redevelop, the replacement building shall be

located at the corner of Dunne Ave. and Butterfield Blvd. with only landscaping between the new
building and the rights-of-way of those two streets.

Landscape Design

1. A 40 foot wide landscaped area shall be provided adjacent to Dunne Ave. on the most south-
westerly parcel of the PUD in recognition of the additional right-of-way which will be required for
the future grade separation of that street at the railroad tracks.

Area 2:

This area is shown on the attached map and includes Assessor Parcel Numbers 726-01-001, 006,
007, 008, and 726-43-001, 002, 003, 004, and 005

Objective: :

This PUD 1s situated at one of the Highway 101 gateways to the City. Uses within this area shall
serve the needs of the traveling public and the sub-regional comparison shopping needs of the area.
In addition, uses shall be restricted to those which would be compatible with the nearby residential
development to the north. Dueto its gateway location, a high quality of architectural and landscape
design shall be provided for all development. This design shall also be compatible with the
commercial PUD located on the west side of Walnut Grove Drive and with the nearby residential
neighborhoods.

Allowable Uses:
Permitted
Restaurants, Sit down
Retail uses, excluding grocery, supermarket and drug stores
One motor vehicle sales and service use, to be located on the most easterly parcel in the
PUD

Conditional
-Commercial Recreation
One gasoline service station
One fast-food restaurant
Any other use which the Planning Commission determines to be similar to
permitted or conditional uses

Development Standards:

Building Design

1. All buildings within the PUD on the north side of Laurel Road shall be of an architectural style
which shall be compatible with the residential uses located to the north,

2. Buildings located west of the north-south segment of Laurel Road shall be of a design which is




City of Morgan Hill
Ordinance No, 1488 N.S,

Page 5

compatible with the design of buildings within the PUD located adjacent to and west of this PUD.
3. Muiti-tenant retail or service commercial buildings shall not be allowed in this PUD.

Signage

1. All freestanding monument signs in the PUD shall indirectly illuminated.

2. No internally illuminated “can” signs shall be allowed within the PUD, either freestanding or
building attached.

Other Standards

All development in this PUD will comply with the mitigation measures contamed in the Negative
Declaration approved as part of adoption of Ordinance 1273.

Area 3:
This area is shown on the attached map and includes Assessor Parcel Numbers 728-17-001, 016,
and 017,

Objective:

This PUD is situated at a one of the gateways to the City. Due to its gateway location, a high
quality of architectural and landscape design needs to be provided for all development. This design
should also be compatible with the adjacent residential neighborhoods, Nordstrom School and
Nordstrom Park. Uses within this PUD are intended to serve the need of residents on the east side
of Highway 101 for convenience commercial items. Provision of a variety of uses shall be
encouraged within the PUD.

Aliowable Uses:
Permitted ‘
One of each type of the following uses shall be allowed as a permitied use within the PUD:
Retail stores, excluding convenience markets
Offices
Restaurants, sit-down
Personal services
Conditional
The following uses shall be conditionally allowed within the PUD:
Nursery schools and day care centers
Animal care facilities
Restaurants, Sit down _
No more than three fast-food restaurants, only one of which may be freestanding
Any other use which the Planning Commission determines to be similar to
permitted or conditional uses
Inclusion of more than one of any kind of these permitted or coﬂditionat uses in the PUD shall be
allowed only upon granting of a conditional use permit finding that the additional use 1) will not
result in an over-concentration of that type of use in the area and 2) will not preclude the
establishment of other needed uses in the area.
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Development Standards:

Building Design

1. All buildings within the PUD shall be of an architectural style which shall be compatible with the
residential uses located to the north and Nordstrom Park to the east.

Site Design

1. Development of the most south-easterly parcel in the PUD shall include the placement of a
building at the corner of Dunne Ave. and Murphy Ave. with only landscaping between the new
building and the rights-of-way of those two streets.

2. Only one access point for vehicles shall be allowed on Dunne Ave.

Signage _
1. All freestanding monument signs in the PUD shall indirectly illuminated.

Area 4:

This area is shown on the attached map and includes Assessor Parcel Numbers 817-12-010, 011,
and 013,

Objective:

This PUD is situated at a one of the gateways to the City. Due to its gateway location, a high
quality of architectural and landscape design needs to be provided for all development. Uses within
this PUD are intended to meet the retail and related service needs of City residents living in this area.

Development of this area is intended to occur as part of a coordinated comprehensive plan for the
PUD.

Allowable Uses:
Permitted _
One of each type of the following uses shall be allowed as a permitted use within the PUD:
Retail stores when developed as part of a coordinated center of at least 50,000 square feet
in size.
Restaurants, Sit down
Offices and professional offices
Financial services
Conference centers, banquet and meeting rooms

- Conditional

One of each type of the following uses shall be conditionally allowed within the PUD:
Commercial recreation
Convenience markets
Personal services, when supportive of other permitted uses in the PUD
Day care centers and nursery schools, when supportive of other permitted uses in the PUD
Any other use which the Planning Commission finds to be similar in nature to
the permitted and conditional uses "
Inclusion of more than one of any kind of these permitted or conditional uses (for example, dry
cleaners, restaurant, hair salon, etc.) in the PUD shall only be allowed as part of a coordinated center
of at least 50,000 sq. ft. and only upon granting of a conditional use permit finding that the additional
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use 1) will not result in an over-concentration of that type of use in the area and 2) will not preclude
the establishment of other needed uses in the area.

Development Standards:

Site Design

1. Development of the PUD shall include the placement of buildings at the corners of Dunne Ave.
and Condit Road and Dunne Ave. and Murphy Ave. with only landscaping between the new
buildings and the rights-of-way of those three streets. '

2. Only one access point for vehicles shall be allowed on Dunne Ave.

Signage

1. A single, shared freestanding monument sign shall be allowed in the PUD. That sign shall be
located on Dunne Avenue and shall be indirectly illuminated.

2. No internally illuminated “can” signs shall be allowed within the PUD, either freestanding or
building attached. '

Area 5:
This area is shown on the attached map and includes Assessor Parcel Numbers 817-12-003, 004,
016, 017, and 817-13-019, 020, 021, 022, 024, 026, 027, 029, 030, 031, 032, 034, and 035.

Objective:

This PUD contains all of the properties adjacent to the eastern side of Highway 101, between Dunne
and Tennant Avenues. Given its excellent visibility from and access to Highway 101, uses within
this PUD shall serve the needs of the traveling public and the sub-regional shopping needs of the
area. Its adjacency to the Dunne and Tennant Avenue gateways and its visibility from Highway 101
also require a high quality of architectural and landscape design to be used for all development within
it. The relatively small sizes of the parcels within the PUD require a significant degree of
compatibility of design and coordination of traffic circulation between all properties.

Allowable Uses:
Permitted
Restaurants, Sit down
Wine tasting
Retail uses supportive of hotel uses within the PUD, excluding grocery, supermarket and
drug stores
Motels and hotels, a maximum of 5 will be allowed in the PUD
Arts and crafts galleries
Conference centers, banguet and meeting rooms
Conditional

Commercial recreation

Two motor vehicle sales and service uses. Service uses shall only be allowed when ancillary
to motor vehicle sales. '

One fast-food restaurant

Any other use which the Planning Commission determines to be similar to
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permitted or conditional uses

Inclusion of any of these conditional uses in the PUD shall be allowed only upon granting of &
conditional use permit finding that the use will be consistent with the gateway and scenic corridor
qualities of this PUD area. This finding shall include consideration of the quality of the proposed
physical improvements to the site, the extent of outdoor activity on the site which will be visible
from public rights of way and the manner in which the use is conducted on the site.

Development Standards:

Building Design

1. A mixture of building heights shall be included within the PUD. No more than two three story
buildings shall be located adjacent to one another.

Landscape Design

1. A landscape theme shall be established for the Highway 101 frontage of all properties.

2. A landscape theme shall be established for the Condit Road frontage of all properties.

Signage

1. A maximum of three freeway-oriented multi-business identification signs shall be allowed in the
PUD.
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Dear Mr, Marlatt,

tam submitting this Statement of Proposed Operations as a requirement of the Conditional Use
Permit process for the proposed Jiffy Lube to be located on Assessor's Parcel Number 726-43-004.

Hours

Jiffy Lube operates during typical service-commercial business hours: Monday-Saturday 8:00am-
6:00pm, and Sunday 9:00am-5:00pm. Each Jiffy Lube typically hires between 10 and 16
emp!oyees that rotate throughout the week. An average shift has about 5 employees on the
premrses at once; the maximum number of employees on site at any given time is aboit 8. The
morning opens with just a couple of workers, then more come in as volume is anficipated to build.
Peak demand hours are 4-6pm on weekdays and 11-3 on weekends. The average hour through
the day will see about 4 to 5 customers, with the average center doing approximately 40 customers
per day.

Operation :

Customers do not remain with their vehicle, rather they are asked to go into the waiting room while
service is performed. Service, on average, requires 15 to 20 minutes. Upon completion, payment
transactions fake place within the waiting areafiobby. There is no retail component to the business
since all items are installed and part of the service provided {o the cusiomer.

The front two bays of the center are used for the actual services perforined. The back two bays are
primarily used for preparing the vehicles for service (vehicle information input; wash windshield,
vacuum), Additionally, the rear two bays assist in getiing the customer out of the weather and
directly into the waiting room. During the lower volume hours, the two rear bays will serve as
merely parking, waiting to bring the vehicles forward for service.

Equipment

Air compressors are the major type of equipment used; they allow for the transfer of automative
fiuids from holding tanks to the automobiles on the service deck and vice versa. Certain
automotive fluids are considered hazardous materials and will be stored securely and removed
from the premise in 2 manner in accordance with Morgan Hill and the State of California.

Sincerely,

Andrew Shiflet

CParchitects. net
San Francisco, CA
Denver, CO



